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PROJECT  AREA  REPORT     Basis  for  Boundary  Revisions 


The  Park  Plaza  Urban  Renewal  Project  Area  is  made  up  primarily 
of  two  subareas  of  the  Central  Business  District  Urban  Renewal  Project 
Area  --  the  Hinge  Block  and  the  Park  Square  subareas.  V/hen  Federal 
funds  were  not  available  to  undertake  the  entire  Central  Business 
District  Urban  Renewal  Project,  the  U.S.  Department  of  Housing  and 
Urban  Development  recommended  that  the  Authority  undertake  mini-projects 
within  the  Survey  and  Planning  Application  boundaries  of  the  Central 
Business  District.  The  Park  Plaza  Urban  Renewal  Project  Area  is  tot- 
ally within  the  Central  Business  District  Urban  Renewal  Project  Area 
Survey  and  Planning  Application  boundaries. 
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PROJECT  AREA  REPORT  Project  Area  Maps 


The   follow:;  ng  maps   are   submitted,    under  separate   cover,   with 
this  report: 


No.  1  -  BOUNDARY  MV 
No.  2  -  LAI©  USE  MAP 
Wo.    U   -  BUILDING  DEFICIENCIES  MAP 
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PROJECT  AREA  REPORT        Justification  for  Clearance 

and  Redevelopment 


a.  Surveys  Made  in  Classifying  Buildings 

In  196^  a  thorough  exterior  and  interior  (with  the 
owner's  consent)  examination  iras  made  of  all  the  buildings  in 
the  Central  Business  District  Urban  Renewal  Area,  which  includes 
all  the  proposed  Park  Plaza  Urban  Renewal  Project  Area.  This 
examination  was  accomplished  with  the  aid  of  a  four-page  check- 
off list.  The  type  of  materials  and  their  condition  was 
noted  for  such  feat\ires  as  the  walls,  ceilings,  floors,  windows, 
halls,  corridors,  stairs,  elevators,  roofs,  basements,  toilets, 
utilities,  foundations,  fire  protection,  loading  facilities, 
and  parking.  , 

Each  building  was  given  a  rating  according  to  its 
deficiencies  and  deterioration.  Also,  each  building  was 
classified  as  to  type,  such  as  fireproof,  semi-fireproof, 
heavy  timber  and  masonry,  wood  and  masonry,  etc.  The  inspectors, 
also  noted  on  the  form  anything  they  observed  such  as  sagging 
floor  beams  or  a  settling  foundation. 

This  information  was  assimilated  in  the  "Boston 
Central  Business  District  Planning  Report"  prepared  by  Victor 
Gruen  Associates,  Inc.,  in  19*^7  for  the  Boston  Redevelopment 
Authority. 

In  1970,  a  new  building  condition  survey  was  made 
of  the  buildings  in  the  Park  Plaza  Urban  Renewal  Project  Area. 
Members  of  the  Authority's  Engineering  staff  reviewed  the 
classifications  given  to  the  buildings  in  the  196k   CBD  Building 
Survey.  The  method  used  to  review  the  findings  of  the  196k 
Survey  -vras  first  to  obtain  copies  of  all  the  Building  Permits 
issued  in  the  area  since  196^^-  by  the  Building  Department  of 
the  City  of  Boston.  It  was  the  opinion  of  Mr.  Wallace  Orpin, 
Director  of  Engineering  of  the  Authority,  that  a  building  classi- 
fied as  "Deficient"  or  "Substandard"  in  1964  could  not  have 
been  renovated  to  correct  the  deficiencies  without  the  oimers 
obtaining  a  Building  Permit. 
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It  was  found  that  there  were  Building  Permits 
Issued  to  21  buildings  since  196^,  tut  only  10  of  these 
involved  buildings  classified  as  "Deficient"  or  worse  in 
1^6H■.     The  other  11  permits  involved  buildings  classified 
as  "Standard". 

The  10  "Deficient"  buildings  were  singled  out  for 
re-entry  by  members  of  the  Authority's  Engineering  Staff  to 
see  if  in  fact  the  work  had  been  done  and  whether  or  not  the 
work  corrected  the  deficiencies.  Of  the  10  buildings,  it 
was  found  that  only  ^t-  could  now  be  reclassified  as  "Standard" 
(one  of  these  is  the  Little  Building,  which  is  one  of  the 
buildings  that  will  remain)  and  that  the  work  done  in  the 
other  6  either  was  of  a  superficial  nature  such  as  change  of 
occupancy  or  did  not  structurally  correct  what  had  been  found 
wrong  with  the  building  in  196^. 

It  was  decided  that  an  attempt  should  be  made  to 
enter  as  many  as  possible  of  the  remaining  78  buildings 
classified  as  "Deficient"  or  worse  in  the  196^4-  survey.  To 
accomplish  this,  four  two-man  teams  were  organized  from  members 
of  the  BRA  Staff.  Of  the  78,  access  was  gained  to  6I  build- 
ings. Entry  was  refused  in  8  buildings  and  the  owner  or  agent 
of  the  remaining  9  buildings  could  not  be  located. 

However,  the  exteriors  of  the  I7  buildings  that 
could  not  be  entered  were  reexamined,  also,  members  of  the  ERA 
Staff  did  further  research  in  the  files  of  the  Building 
Department  of  the  City  of  Boston,  obtaining  where  possible 
the  original  Building  Permits  of  the  buildings  in  question. 

The  interior  examinations  did  uncover  several  cases 
where  renovation  work  had  been  done  sinre  the  196^1-  survey, 
for  which  Building  Permits  could  not  be  located.  The  assum.p- 
tion  \ras  made  that  the  work  was  done  in  accordance  with  the 
Building  Code  and  accordingly  the  classifications  of  these 
buildings ^rere  upgraded .  However,  several  cases  of  advanced 
deterioration  that  could  be  hazardous  to  life  -vrere  discovered. 


b.  Results  of  Surveys 

A  table  showing  the  revised  classifications  of  the 
buildings  in  the  Park  Plaza  Project  follows: 
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Block 

Total  Wo.  of 

No.  of  Deficient 

Wo.  of  Bldgs. 

Wo.  of  Bldgs, 

Buildings 

Buildings 

Structurally 
Substandard 
Warranting 
Clearance 

which  may  be 
Acquired 

S2B3A 

k 

1 

0 

h 

S2B3B 

13 

5 

3 

13 

S2B^A 

1 

0 

0 

0 

377 

1 

1 

0 

1 

378 

10 

10 

k 

10 

379 

1 

1 

0 

1 

380 

12 

1? 

t 

12 

391 

5 

5 

k 

5 

392 

20 

15 

6 

20 

393 

k2 

23 

9 

ko 

39^ 

8 

5 

2 

8 

397A 

2 

2 

.1 

2 

396-ii-07 

1 

1 

0 

1 

TOTALS 


120 


81 


36 


117 


Of  the  120  buildings  in  the  Project  Area,  it  \Tas 
found  that  8I  (685O  are  "Deficient"  or  worse  and  that  36  (30^0 
are  substandard  structurally  to  a  degree  requiring  clearance. 

The  following  major  structural  defects  were  found 
in  the  61  buildings  of  which  complete  interior  and  exterior 
surveys  were  completed  -  which  buildings  comprise  an  accurate 
sample  of,  and  fairly  represent,  all  the  buildings  in  the  Project 
Area. 

Fifty-six   of  the  buildings  surveyed  contain  inadequate 
or  unsafe  plumbing,  heating,  or  electrical  facilities. 

In  21  buildings  there  are  cracks  in  the  base  material  on 
inside  trails  or  loose,  missing,  or  broken  base  material 
or  evidence  of  major  leaks. 

The  floors  of  11  buildings  are  sagging  or  pitched. 

Roofs  are  sagging  or  out  of  line,  or  roofing  material  is 
loose,  missing,  or  deteriorated  in  1^  buildings. 
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In  12  buildings  the  exterior  surface  of  foundations  and 
basements  are  loose,  broken,  or  deteriorated,  or  the  ejcfcerior 
foundation  is  deteriorated,  or  the  columns  or  piers  are 
loose,  missing,  or  deteriorated,  or  the  framing  is  split 
or  deteriorated. 

There  are  11  buildings  that  have  exterior  walls  vith 
missing  or  deteriorated  masonry  or  joints  or  siding  or 
have  walls  out  of  plumb. 

Deficiencies  and  structurally  unso\ind  buildings  are 
in  general  distributed  throughout  the  Project  Area. 


Not  only  are  6870  of  the  buildings  classified  as 
"Deficient"  or  worse  and  30?o  are  "Structurally  substandard  to  a 
degree  requiring  clearance",  but  97  of  the  buildings  or  8lfo  of 
the  total,  were  built  before  I89O  and  are  of  nonfireproof  construc- 
tion. 

To  quote  from  Page  83  of  the  I967  Boston  Central 
Business  District  Planning  Report  concerning  the  "Lower  Washing- 
ton Street  Hinge  Block  Area",  "Structures  in  the  area  are  primarily 
nonfireproof,  pre-1890  loft  buildings  and  pre-1870  small-scale 
residential  buildings.  The  majority  of  the  buildings  are  either 
deteriorating  or  dilapidated";  and  from  Page  124  concerning  the 
Park  Square  Area,  "Two  major  buildings  dominate  the  area  -  one, 
the  Statler,  the  largest  hotel  in  Do^mtown  Boston;  and  the  Motor 
Mart,  an  old  but  very  large  and  substantial  mult id eck  parking 
garage.  Most  of  the  other  structures  are  either  pre-1890  nonfire- 
proof lofts  or  pre-1870  monfireproof,  small-scale  brick  structures." 

A  table  illustrating  the  age  of  the  buildings  in  the 
Park  Plaza  Urban  Renewal  Project  Area  follows: 


Block 

Total  Wo.  of 

No.  Built 

No. 

Built 

No.  Built 

Buildings 

Pre-1890 

1890 

-1920 

1920-1960 

S2B3A 

k 

3 

0 

1 

S2B3B 

13 

11 

1 

1 

S2Bl^A 

1 

0 

0 

1 

377 

1 

0 

0 

1 

378 

10 

9 

1 

0 

379 

1 

1 

0 

0 

380 

12 

10 

1 

1 

391 

5 

k 

1 

0 

392 

20 

19 

0 

1 

393 

k2 

32 

10 

0 

39^^ 

8 

8 

0 

0 

397A 

2 

0 

0 

2 

396-U07 

1 

0 

0 

1 

TOTALS 

129 

97 

14 

9 
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Authority  surveys  clearly  show  that  more  than  20^ 
of  the  buildings  are  structurally  substandard  to  a  degree 
warranting  clearance  and  more  than  50^  of  the  buildings 
warrant  clearance  to  remove  such  blighting  influences  as 
obsolete  buildings  not  suitable  for  improvement  or  conversion 
and  buildings  containing  deficiencies  which  are  hazards  to 
the  health,  safety,  and  general  well-being  of  the  City. 

c.   Additional  Blighting  Influences  Justifying  Clearance 

1.  Inadequate  Street  Patterns 

The  Park  Plaza  Urban  Renewal  Project  Area  is 
comprised  largely  of  irregular,  narrow,  and  substandard 
streets  which  are  insufficient  to  carry  the  normal  volumes 
of  vehicular  traffic  through  and  within  the  Area.  More- 
over, the  streets  taken  together  do  not  form  a  coherent  or 
regiilar  system;  therefore  the  efficiency  of  traffic  movements 
cannot  be  materially  improved  through  the  use  of  any  technical 
devices  such  as  signs  and  signals.  As  a  result,  the  critical 
streets  within  the  Project  Area  are  often  clogged  with  traffic, 
and  such  traffic  jams  overflow  into  adjoining  streets,  there- 
by impeding  fire  equipment  and  widespread  stoppage  of 
vehicular  transportation  within  the  area.  In  addition,  an 
extraordinary  percentage  of  streets  within  the  Project  Area 
have  defective  and  potentially  dangerous  surfaces  and  require 
reconstruction.  And  a  number  of  streets  are  poorly  lighted 
because  of,  am.ong  other  things,  improperly  spaced  lighting. 
.  These  and  related  traffic  deficiencies  have  severely  discoioraged 
new  commercial  development  within  the  Project  Area  in  the  last 
40-year  period  and  have  been  a  principal  cause  of  the  high 
rate  of  vacancies  in  existing  structures. 

One  of  Boston's  most  confusing  and  inefficient 
intersections  lies  at  the  heart  of  this  Project  Area  -  Park 
Square.  Varying  street  widths,  a  complex  pattern  of  one- 
way movements,  and  total  lack  of  symmetry  result  in  disorien- 
tation of  driver  and  pedestrian  alike.  The  planned  redesign 
of  the  traffic  pattern,  as  shorm  in  the  Park  Plaza  Urban 
Renewal  Plan,  would  eliminate  most  of  the  traffic  problems 
and  result  in  additional  development  land  for  revenue -produc- 
ing purposes. 

The  existence  of  a  major  bus  terminal  at  Park  Square 
causes  considerable  congestion  and  overtaxes  the  local  street 
system,  which  is  not  adequate  to  handle  both  the  vehicular 
traffic  and  bus  movements  in  peak  hours.  Relocation  of  this 
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facility  to  South  Station,  as  planned,  woiild  greatly  help 
in  reducing  present  congestion. 

Only  a  very  small  num"ber  of  the  existing  buildings 
have  adequate  off-street  servicing  facilities.  This  results 
in  curhside  and  double  parking  by  trucks  with  across-the- 
side'vralk  servicing  disruptive  to  both  vehicular  and  pedestrian 
traffic.  Numerous  buildings  are  served  from  narrow  dead-end 
alleys  causing  a  back-and-fill  operation  of  trucks,  which 
again  is  disruptive  to  traffic. 

2.  Incompatible  Land  Use 

More  than  45^  of  the  total  35  acres  in  the  Park 
Plaza  Project  Area  is  devoted  to  street  rights -of --s^ray  and 
parking  facilities,  an  unreasonably  high  percentage  of 
unproductive  land  in  such  a  prime  location.  Ground  floor 
uses  are  a  wide-ranged  mixture  of  service  and  retail,  night- 
clubs and  bars,  restaurants,  legitimate  theatres,  and  parking 
lots.  Upper  level  uses  include  general  office,  apartments, 
hotel,  light  manufacturing,  and  storage,  with  a  very  high 
vacancy  rate  above  the  first  floor. 

3.  Overcrowding  of  Buildings  on  the  Land 

Of  the  150  parcels  in  the  Area,  II5  are  less  than 
5,000  square  feet  (76.6/0)  and  91  less  than  3,000  square 
feet  (6o.6'5^).  Upgrading  and  development  of  the  land  with 
its  present  small  and  irregular  parcels  is  not  economically 
feasible  by  present-day  standards. 
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REPORT  ON  PLANNING  PROPOSALS      Zoning  Proposals 


The  present  zoning  in  the  Project  Area  is  primarily  B-10 
with  a  small  area  in  the  southeast  corner  zoned  as  B-8. 

Zoning  changes  proposed  by  the  Plan  are  to  have  the  entire 
Project  Area  zoned  as  a  B-10  district. 

Zoning  changes  where  necessary  will  take  effect  immediately 
after  acquisition  of  the  parcels  within  the  zoning  change  area. 

The  Boston  Redevelopment  Authority,  which  is  the  local 
planning  agency,  fully  accepts  the  changes  from  a  B-8  to  a  B-10 
district  for  the  entire  Project  Area. 
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REPORT  ON  PLANMNG  PROPOSALS      Basis  for  Determination 

of  Land  Use 


Proposed  Land  Use 

The  proposed  land  uses  provide  for  a  more  intensive  develop- 
ment of  commercial  uses,  parking,  office,  and  hotel,  and  the 
introduction  of  a  significant  amount  of  housing  in  the  form  of 
high-rise  apartment  towers. 

These  basic  land  use  proposals  have  "been  determined  over 
a  long-range  planning  program  which  began  with  the  "Plan  for  the 
Central  Business  District",  published  by  the  Boston  Planning  Board 
in  1959'  In  the  mid-sixties,  a  joint  effort  between  the  business 
community  represented  by  the  Committee  for  the  Central  Business 
District,  Inc.,  the  Boston  RedeveJ-opment  Authority,  and  the  City, 
with  Victor  Gruen  Associates  as  consultant,  produced  the  Central 
Business  District  Urban  Rene-vral  Plan.  Also  early  in  the  'Sixties, 
the  Authority  produced  a  "General  Plan  for  Boston  I965-I9T5". 
All  of  these  plans  are  consistent  in  proposing  new  intensive 
development  for  the  Park  Square  area  with  commercial,  hotel,  and 
apartment  uses  predominating. 

The  replacement  of  the  existing  low-density,  dilapidated 
structures  with  new,  high-density  contiguous  development  will  form 
a  link  between  the  existing  Downtown  and  Back  Bay  areas  and  provide 
a  lasting  asset  for  the  City. 


Proposed  Regulations,  Controls,  or  Restrictions  to  be  Imposed 
on  Properties  to  be  Acquired 

The  controls  on  the  reuse  of  disposition  sites  are  fully 
described  in  the  Urban  Renewal  Plan,  Section  F.  The  basis  for 
these  controls  is  to  insure: 
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1.  MaximvuTi  redevelopment  of  appropriate  uses  in  proper 
locations  within  the  Project  Area. 

2.  The  highest  possible  quality  of  design  of  the  nev 
buildings  and  compatibility  with  the  architecture  of 
the  buildings  to  remain. 

3.  The  provision  of  adequate  pedestrian  connections  to 
and  through  development  sites. 

k.  Flexibility,  consistent  with  the  Plan  objectives,  to 
allow  for  variations  in  the  land  use  to  match  market 
trends  during  the  life  of  the  Plan. 

Adequacy  of  Proposed  Zoning  and  Other  Codes  and  Ordinances 

Chapter  66^   of  the  Acts  of  Massachusetts,  195 6,  as  amended, 
established  the  Zoning  Commission  of  the  City  of  Boston  and 
provided  for  the  adoption  of  a  zoning  regulation  for  the  City. 
Under  the  provisions  of  Section  ik  thereof,  the  zoning  regulation 
has  been  reported  to  the  General  Court  and  became  effective  on 
December  3I,  196h.     The  regulation  represents  an  updated  and  signif- 
icant revision  of  the  prior  zoning  regulation,  first  established 
by  Chapter  488,  Acts  of  1924.  The  current  submission  for  recertifi- 
cation  of  the  Workable  Program  for  Community  Improvement,  partic- 
ularly Section  II  thereof,  discusses  progress  under  prior  zoning 
regulations  and  the  practice  under  the  new  zoning  regulations. 
In  particular,  the  current  statute  provides  for  mandatory  referral 
of  zoning  regulations  to  the  City'  Planning  Board,  and  under 
Chapter  652  of  the  Acts  of  i960,  the  Boston  Redevelopment 
Authority  performs  the  functions  of  this  Board.  Under  the  regxila- 
tions,  appeals  for  conditional  uses  are  referred  specifically  to 
the  Boston  Redevelopment  Authority  for  review  and  a  report. 


Modification  of  liixisting  Streets 

The  existing  street  system  is  highly  confusing  and  inadequate 
to  handle  the  existing  or  proposed  traffic  flow.  The  existing 
complex  intersection  known  as  Park  Square  is  proposed  to  be  replaced 
by  a  new  Charles  Street  connecting  existing  Charles  Street  to 
the  north  directly  with  the  new  Cliarles  Street  south  of  Stuart 
Street  in  the  South  Cove  Project.  Eliot  Street  is  proposed  to 
be  relocated  to  the  west  to  further  simplify  the  traffic  pattern 
and  facilitate  a  more  efficient  flow  of  traffic  in  and  use  of  the 
potential  development  area. 

Areas  Within  Perimeter  Boundary  of  Project  Area  to  be  Excluded  from 
Urban  Rencn-ral  Area 

Not  applicable . 
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Incidental  Properties  Not  to  be  Acquired 

The  Statler  Hilton  Hotel  and  office  building,  the  Little 
Building,  the  Colonial  Building,  and  the  Walker  Building  are  to 
be  excluded  from  acquisition. 

Adequacy  of  Existing  and  Proposed  Facilities 

Commercial,  community,  recreational,  and  public  facilities 
serving  the  Project  Area  are  of  a  special  natvire  reflecting  the 
activities  of  the  dense  CBD.  Adequacy  of  these  facilities  was 
determined  through  the  planning  process  earlier.  The  most 
predominant  type  of  public  facilities  In  the  Project  Area  are 
open  spaces  or  pedestrian  areas  which  provide  relief  from  the 
densely  developed  areas  and  give  character  to  the  district. 

Justification  for  Acquisition  of  Properties  Involving  High 
Acquisition  Costs 

There  are  no  such  properties  in  the  Project  Area. 

Relocation  of  Historic  Structures 

Not  applicable. 
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PARK  PLAZA  URBAN  RENEWAL  PROJECT 
BOSTON  REDEVELOPMENT  AUTHORITY 

FINAL  PROoTECT  REPORT 
SUPPORTING  DOCUMENTATION 


REPORT  ON  PLANNING  PROPOSALS,    Relationship  of  Plan  to  Neighborhood 

and  District  Plans 


The  Park  Plaza  Urban  Renewal  Project  Area  is  part  of  the  larger 
Central  Business  District  Project  Area.  All  proposals  for  the  Park 
Plaza  Area  are  in  conformity  vith  the  basic  proposals  and  objectives 
of  the  Central  Business  District  Plan  approved  by  the  Boston  Redev- 
elopment Authority  and  the  City  Council  in  the  fall  of  I967.  Direct- 
ly south  of  the  Park  Plaza  Project  Area  and  sharing  a  boundary  along 
Stuart  and  Kneeland  Streets,  is  the  South  Cove  Urban  Renewal  Project. 
Proposals  for  street  and  utility  adjustments  and  land  use  plans  have 
been  carefully  coordinated  between  the  two  Projects. 
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PARK  PLAZA  URBAN  RENEWAL  PROJECT 
BOSTON  REDEVEL0H»1ENT  AUTHORITY 

FINAL  PROJECT  REPORT 
SUPPORTING  DOCUKENTATION 


REPORT  ON  PLANTONG    Conformity  with  the  General  Plan 
PROPOSALS  and  the  Workable  Program 


The  Park  Plaza  Urban  Renewal  Plan  is  in  conformity  with  the 
"General  Plan  for  the  City  of  Boston  1965-I975",  dated  March  I965, 
and  with  the  Workable  Program  of  which  the  "General  Plan"  is  a  part. 
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PARK  PLAZA  URBAN  RENEWAL  PROJECT 
BOSTON  REDEVELOPMENT  AUTPIORITY 

FINAL  PROJECT  REPORT 
SUPPORTING  DOCUMENTATION 


REPORT  ON  MINORITY  GROUP  CONSIDERATIONS 


a.  The  Park  Plaza  Urban  Renewal  Project  Area  presently  is  primarily 
a  commercial  area  and  has  no  concentration  of  minority  group 
families.  The  Urban  Renewal  Plan  will  provide  for  new  housing 
and  will  contain  a  general  prohibition  against  restrictive 
covenants  to  ensure  that  the  Project  land  will  not  be  restricted 
by  any  agreement  or  other  instrument  on  the  basis  of  race, 
color,  sex,  religion,  or  national  origin  in  the  sale,  lease,    i 
or  rental  or  in  the  use  and  occupancy  thereof.  In  addition, 

the  Resolution  of  the  Authority  approving  the  Urban  Renewal 
Plan  will  provide  assurances  that  nondiscrimination  requirements 
under  Title  VI  of  the  Civil  Rights  Act  of  1964  will  be  met. 

The  Park  Plaza  Urban  Renewal  Plan  will  have  little  or  no  effect 
on  minority  group  concentration  within  the  community  at  large. 

Because  very  few  families  reside  within  the  Project  Area,  the 
Project  will  have  little  or  no  effect  on  neighborhoods  housing 
displaced  families. 

Schools  and  other  public  facilities  serving  families  living  in 
the  Project  Area  after  redevelopment  will  suffer  no  increase  in 
minority  group  concentration  because  of  the  Urban  Rene'iral  Plan 
prohibitions  against  restrictive  covenants  and  assurances  of 
nondiscrimination  provisions. 

b.  The  overriding  consideration  in  undertaking  the  Park  Plaza  Urban 
Renewal  Project  is  to  promote  new  development  in  one  of  the  most 
valuable  but  underutilized  commercial  areas  of  the  city.  Other 
projects  throughout  the  city  that  the  Authority  has  undertaken 
are  contributing  to  a  reduction  in  minority  group  concentration. 

c.  The  Project  will  result  in  a  substantial  increase  in  the  supply 
of  housing  in  the  Project  Area. 
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d.  Although  the  Authority  has  consulted  with  many  groups  on  the 

planning  of  the  Project,  there  has  been  no  specific  consultation 
with  minority  group  representatives  because  of  the  lack  of 
minority  groups  residing  in  the  Project  Area. 
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PARK  PLAZA  URBAN  RENEWAL  PROJECT 
BOSTON  REDEVELOPMENT  AUTHORITY 

FINAL  PROJECT  REPORT 
SUPPORTING  DOCUMENTATION 


COMMUNITY  ORGANIZATION  DATA 


The  latest  survey  of  the  Park  Plaza  Urban  Reneval  Project  Area  shows 
282  persons  residing  in  266  households.  All  but  32  reside  in  Disposition 
Parcels  h   and  5;  which  make  up  Stage  II  of  the  Project  and  are  not  sched- 
uled for  acquisition  at  this  time.  Residing  in  a  predominantly  com- 
mercial area,  they  are  mostly  single  individuals  or  couples  without 
children.   No  community  organizations  exist  now.  The  Authority  plans 
no  formation  of  a  community  organization  at  this  time,  but  will  keep 
the  residents  informed  through  its  Family  Relocation  Department  and 
the  Project  staff. 

The  Authority  has  worked  closely  with  the  business  community  of  the 
Project  Area  through  the  Back  Bay  Association,  the  Committee  for  the 
Central  Business  District,  the  Chamber  of  Commerce,  the  Real  Estate 
Board  and  individual  business  in  the  area.  The  Authority  contemplates 
continuing  to  work  through  existing  business  organizations. 


b.  Because  of  the  composition  of  the  residential  group  now  in  the  Project 
Area,  the  Authority  does  not  plan  to  develop  a  referral  system. 
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FINAL  PROJECT  REPORT 
SUPPORTING  DOCUMENTATION 


REPORT  ON  CITIZEN  PARTICIPATION 


Because  of  the  nature  of  the  Park  Plaza  Urhan  Renewal  Project 
Area,  a  commercial  district  with  scattered  residents  —  mostly 
single,  few  in  number,  and  somewhat  transient  —  the  Authority  does 
not  plan  to  organize  a  Project  Area  Committee.  However,  the  Family 
Relocation  Department  of  the  Authority  will  work  very  closely  with 
the  residents  and  will  keep  them  fully  aware  of  Project  activity. 


The  business  community  will  be  represented  in  Project  partici- 
pation through  established  community  business  groups  such  as  the 
Back  Bay  Association. 
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PARK  PLAZA  URBAN  RENEWAL  PROJECT 
BOSTON  REDEVELOPMENT  AUTHORITY 

FINAL  PROJECT  REPORT 
SUPPORTING  DOCUMENTATION 


REHABILITATION  DATA 


No  rehabilitation  program  is  contemplated.  Only  four  properties 
vithin  the  Park  Plaza  Urgan  Renewal  Project  are  not  scheduled  for 
acquisition.  All  four  properties  are  in  sound  condition,  meet  all  state 
and  local  code  requirements  and  have  been  recently  rehabilitated. 
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PARK  PLAZA  URBAN  RENEWAL  PROJECT 
BOSTON  REDEVELOPMEMT  AUTHORITY 

FINAL  PROJECT  REPORT 
SUPPORTING  DOCUT^IENTATION 


LAND  ACQUISITION  REPORT 


a.  Property  Maps  are  submitted  under  separate  cover  with  this 
Report . 

b.  Tabulation  of  property  to  be  acquired  is  to  be  found  on  Map  5, 
OWNERSHIP  DATA  MAP,  submitted  under  separate  cover  with  this 
Report . 

c.  The  following  properties  involve  public  ownership  or  other 
public  interest.  i 

Block   Parcel        Owner  Sq»Ft.    Present  Use 

393     8     George  Robert,  White  Fund    3,503     Commercial 
395      -      City  of  Boston  2,867     Park 

14-08-9    -     City  of  Boston  11,03?    Park 

The  Authority  will  have  the  power  to  acquire  the  George  Robert 

White  Fund  building  by  eminent  domain  and  has  'initiated  the  necessary 

legal  actions  to  acquire  the  park  land. 

d.  No  payment  of  consequential  damages  to  any  real  or  personal 
property  is  anticipated. 

e.  In  compliance  with  Section  508,  subsections  (a)  and  (b),  of 
Survey  and  Planning  Contracts,  the  Authority  requires  each 
employee  to  complete  annually  a  disclosure  form  relating  to 
ownership  of  property  in  Urban  Rene^ral  Project  Areas.  Similar 
forms  are  secured  from  each  member  of  the  Authority  and  of 
the  City  Council. 

Completed  forms  recently  received  from  all  employees  and  members 
of  the  Authority  reveal  that  no  employee  or  member  owns  or 
has  interest  in  any  property  in  the  proposed  Park  Plaza  Urban 
Renewal  Area, 
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PARK  PLAZA  URBAl^  RENEWAL  PROJECT 
BOSTON  REDEVELOPMENT  AUTHORITY 

FINAL  PROJECT  REPORT 
SUPPORTING  D0CU1»IENTATI0N 


LAND  DISPOSAL  REPORT 


a.  Finn  land  disposition  estimates  have  not  "been  determined. 
Only  "windshield"  appraisals  have  been  made  of  properties  to 
be  acquired;  actual  appraisals  will  be  made  at  the  redeveloper ' s 
expense,  upon  local  and  state  approval  of  the  Project.  The 
unique  concept  of  the  Park  Plaza  Urban  Renewal  Project  is  that 
the  redevelopers  will  pay  a  land  disposition  price  equal  to  the 
total  cost  of  acquisition,  relocation,  demolition,  and  site 
preparation. 

t.  Disposition  parcels  are  shown  on  Ifep  b,  LAND  DISPOSAL  MAP, 
submitted  under  separate  cover  with  this  Report. 

c.  All  of  the  disposition  parcels, are  critical  in  that  they  must 
be  redeveloped  in  order  to  accomplish  the  objectives  of  the 
Project.  The  Authority  will  not  proceed  on  acquisition  of 
property  or  relocation  in  any  disposition  parcel  until  a 
redeveloper  has  submitted  a  sound  feasibility  plan  and  has 
demonstrated  ability  to  proceed  with  redevelopment.  Tentative 
designation  as  redeveloper  has  been  given  to  Boston  Urban 
Associates  for  Disposition  Parcels  1,  2,  and  3«  It  is  anticipated 
that  the  redeveloper  will  acquire  Parcel  1  as  soon  as  appraisals 
and  acquisitions  can  be  made,  following  local  and  state  approvals. 
As  indicated  above,  no  firm  disposition  price  has  been  determined; 
the  price  will  be  based  upon  the  actual  cost  of  acquisition, 
relocation,  demolition,  and  site  preparation, 

d.  No  contracts  have  been  executed  for  any  disposition  parcel. 

e.  Section  113,  Sale  of  Industrial  or  Commercial  Land  to  a  Public 
Agency  or  Nonprofit  Corporation,  is  not  applicable  to  the  Park 
Plaza  Urban  Renewal  Project. 
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SUPPORTING  DOCUMENTATION 


COST  ESTIMATE  AND  FINANCING  REPORT 


The  Park  Plaza  Urban  Renewal  Project  is  a  non-Federally- 
assisted  Project.  In  general,  there  -will  be  no  write-down  on 
the  land  cost  to  the  redeveloper.  The  land  price  will  be  determined 
by  the  final  total  of  the  combined  acquisition,  relocation,  and 
demolition  costs  necessary  to  create  the  development  sites. 

The  attached  letter  dated  July  1,  1971,  from  Boston  Urban 
Associates  to  the  Director  of  the  Boston  Redevelopment  Authority 
outlines  the  amounts  and  sources  of  the  private  funds  for  the 
proposed  Park  Plaza  Stage  I  development. 

The  City  share  of  the  Park, Plaza  Project  will  include 
the  acquisition  and  demolition  of  land  and  buildings  necessary 
for  the  creation  of  New  Charles  Street  and  the  construction, 
relocation,  and  resurfacing  of  all  public  rights-of-way  when 
necessary  within  the  Project  Area.  The  residual  land  acquired  by 
the  City  but  not  needed  for  the  new  Charles  Street  right-of-way 
will  be  sold  by  the  City  to  the  redeveloper  at  cost.  ^ 

Existing  City  Streets  to  be  abandoned  within  the  Project 
are  to  be  appraised  and  sold  to  the  redevelqpers,  with  the  proceeds 
accruing  to  the  City. 

The  cost  estimates  for  the  City  within  the  Park  Plaza  Project 
are  as  follows: 


COSTS 


LAND  ACQUISITION 

DEMOLITION 

LEGAL  and  FINANCING 

STREETS  and  UTILITIES 


TOTAL 


$3,870,000  -  /l^^^-^^T^-^.  ^  .  ^ 

115,000       ^-^^--'■^^■^■r^z^^ 

150,000 
2,400,000 


■'<-i^ 


$6,535,000 


-  24 


PROCEEDS  <^  ±:^ ■ — 

lAND  DISPOSITION  $3,285,000 

In  addition,  the  redeveloper  has  agreed  to  pay  an  annual  I ^  '- 
sum  of  $150,000  to  the  City,  for  a  period  of  twenty  years  /^--^  "^^^ 
commencing  five  years  after  the  completion  of  the  redevel-|  ""^^^^T^^;^*^""^ 
oper '  s  construction,  for  a  total  of  rf=^C^ — .  ^o 

$3,000,000  ,^^-vH^_ 

SHORT-TERM  COST  TO  CITY  $3,250,000 

LONG-TERM  NET  COST  TO  CITY  $  250,000 

)€^^-/ 
^^■^•-^  ^ 

j.ui-    «juuouj.uuo±uu   ux    £1    new    unai-j-etj    oureeo    ougBoiier  wxua  puuxic 

facilities  incidental  to  the  same. 
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jton  Urban  Associates  one  boston  place  •  boston  •  Massachusetts  02 loe  •  (617)623-8667 


.TIMER  B.  ZUCKERMAN 
ident 


July  1,    1971 


Mr.    Robert  T.    Kenney  Re:    Park  Plaza  Financing 

Director 

Boston  Redevelopment  Authority 

City  Hall 

Boston,   Massachusetts  0Z201 

Dear  Bob: 

The  total  development  cost  of  Park  Plaza  has  been  estimated 
at  approximately  $260,  500,  000.       This  can  be  broken  down  into  the 
various  elements  of  the  project  as  follows: 

Retail  &  Low  Rise  Office  Space  $50,  500,  000 

Apartments  &  Parking  120,  000,  000  , 

Hotel  ■        50,000,000 
High  Rise  Office  Tower  40,  OOP,  OOP 

•  $260,500,000 

* 

After  considerable  discussion  with  several  financial  institutions 
it  was  decided  that  financing  for  the  project  could  best  be  achieved  if  each 
of  the  major  elements  were  financed  as  separate  entities. 

Common  to  all  elements,  however,   will  be  the  form  of  equity 
ownership.     In  each  case  the  equity  will  be  held  by  a  joint  venture  whose 
managing  partners  will  be  Mortimer  B.    Zuckerman  and  Edward  H.    Linde. 
Certain  other  individuals  would  participate  in  one  or  more  of  the  joint 
ventures,    investing  equity  funds  where  needed  and  receiving  a  share  of  pro- 
ject profits,    cash  flow,    depreciation  and  tax  losses. 

The  first  of  these  joint  ventures.    Park  Plaza  Associates,   was  set 
up  by  Mr.    Zuckerman  and  Mr.    Linde  at  the  time  of  the  original  Park  Plaza 
submission  and  was  capitalized  with  $1,  500,  OOP  in  liquid  assets.     Further- 
more,   the  combined  net  worth  of  Mr.    Zuckerman  and  Mr.    Linde  exceeds 
$6,  000,  000  and  together  with  the  sums  to  be  invested  by  other  joint  venture 
participants,   will  provide  additional  equity  for  this  joint  venture  and  any 
others  set  up  for  the  various  elements  of  the  development.     The  specific 
additional  financing  programs  which  will  be  arranged  for  the  inajor  project 
elements  are  described  as  follows: 
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Mr.  Robert  T.   Kenney  -2-  July  1,    1971 

1.  Retail  St  Low  Rise  Office  Space 

a.)       Estimated  Total  Cost  -  $50,500,000 

b, )       Nature  of  Financing 

A  group  of  major  insurance  companies  will  provide  sub- 
stantially all  of  the  $50,  500,  000  funds  required.     This  loan  will  be 
in  the  form  of  conventional  mortgage  financing  with  the  insurance 
companies  receiving  a  fixed  minimum  return  on  their  total  invest- 
ment,   but  will  also  include  an  additional  interest  provision  allowing 
them  to  participate  in  the  net  revenue  generated  by  the  property.     As 
outlined  in  the  letter  attached  hereto  Congen  will  lead  the  syndicate 
of  insurance  companies  participating  in  this  aspect  of  total  project 
financing . 

2.  Apartments  &  Parking 

a.)       Estimated  Total  Cost  -  $120,  000,  000 

b. )       Nature  of  Financing 

The  funds  required  to  erect  this  portion  of  the  project 
will  be  raised  by  the  issuance  of  bonds  secured  exclusively  by  the 
property  and  revenues  of  the  development.     This  novel  approach 
to  financing  has  been  devised  to  alleviate  some  of  the  economic 
problems  arising  from  the  need  to  carry  out  the  proposed  urban 
renewal  without  any  Federal  subsidies.     Eastman  Dillon  and  White, 
Weld  liave  described  their  program  for  selling  these  bonds  in  the 
letters  attached  to  this  summary  statement. 

3.  Hotel 


a. )       Estimated  Total  Cost  -  $50,  000,  000 

b.  )       Nature  of  Financing 

Several  major  insurance  companies  have  indicated  their 
interest  in  providing  financing  for  this  element  of  the  project  and  are 
prepared  to  finalize  their  commitments  when  a  final  decision  has  been 
made  as  to  who  will  operate  the  hotel.     BUA  is  now  in  the  process  of 


/ 
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Mr.   Robert  T.   Kenney  -3-  July  1,    1971 

negotiating  with  several  hotel  chains  in  order  to  arrive  at  a  final 
agreement  that  will  assure  first  class  hotel  operation  on  the  soundest 
financial  footing.     Included  in  this  agreement  will  be  the  requirement 
that  the  hotel  operator  make  a  significant  investment  in  the  $50,  000,  000 
total  development  cost. 

4.     High  Rise  Office  Tower  -> 

a.)       Estimated  Total  Cost-  $40,000,000 

b. )       Nature  of  Financing 

It  has  been  BUA's  decision  to  delay  the  office  tower  until  a 
principal  tenant  is  obtained.     Upon  approval  of  the  project  BUA  will 
seek  a  principal  tenant  and  at  that  time  with  a  principal  tenant  commit- 
ment in  hand  this  remaining  portion  of  the  project  will  be  financed  con- 
ventionally. 

Conclusion 


The  basic  financial  feasibility  of  Park  Plaza  is  sound  enough 
to  attract  the  equity  and  mortgage  funds  as  indicated  by  the  attached  letters, 
which,    of  course,   must  be  necessarily  qualified  given  the  preliminary 
stage  of  the  development,   which  precludes  precise  cost  estimates  as  well 
as  firm  tenant  cominitments.     It  is  unusual  to  be  in  a  position  to  be  able 
to  present  such  evidence  at  this  early  a, stage  in  the  development  since 
only  90  days  have  transpired  since  designation  of  BUA.     It  is  based  on  the 
condition  that  overall  costs  can  be  kept  under  control.      But  BUA  and  its 
institutional  financial  support  believe  in  the  future  of  Park  Plaza,   and  the 
capacity  to  bring  it  to  an  early  and  successful  conclusion,   given  the  co- 
operation of  the  City  and  the  BRA. 


Sincerely, 

Mortimer  B.^Zuckerman 


MBZ:jeb 
Enclosures 
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Maynard  C.  Bartram,  Jr. 
■    Prttidenl 


June  16,  1971 


Mr.  Mortimer  B.  Zuckerman      .■■■....' 

President  .,■■'■    "  .  ........ 

Boston  Urban  Associates  .     .  '  ■    *  . . 

One  Boston  Place  •   .  •        _   .   .  .• 
Boston,  Massachusetts  02108  ■'■.•* 

Park  Plaza  ■.>••,        • "  ■"        "  "^ . 

Boston,  Massachusetts 

Dear  Mort: 

We  have  had  occasion  to  make  a  preliminary  evaluation  of  the  conceptual 
plans  for  the  retail  shopping  center  and  the  low.. rise  office  portion 
along  Boylston  Street  of  the  Park  Plaza  development  for  which  Boston 
Urban  Associates  has  been  designated  as  developer. 

In  the  preliminary  evaluation  we  have  reviewed  the  general  layout  and 
location  of  these  uses  within  the  Park  Plaza  area,  and  also  reviewed 
preliminary  estimates  of  costs  and  revenues.  Obviously  due  to  the 
current  status  of  your  recent  designation,  it  is  impossible  to  have 
developed  detailed  design  development 'plans  and  a  more  precise  estimate 
of  costs,  nor  is  it  possible  to  have  obtained  major  tenant  commitments 
or  to  have  defined  all  of  the  leasing  areas  and  revenues  at  this  time. 
Nevertheless,  on  the  basis  of  these  preliminary  estimates  and  our  know- 
ledge of  Boston  Urban  Associates  as  a  responsible  developer,  we  have 
concluded  that  we  would  be  willing  to  pursue  oiir  interest  in  providing 
$30  million  of  the  projected  $^0.5  million  in  development  cost  financ- 
ing on  a  basis  mutually  satisfactory  to  both  parties .  Further  we  would 
be  willing  to  consider  working  with  you  on  arranging  for  the  additional 
$20.^  million  with  other  institutions  so  as  to  complete  the  financing, 
but  this  matter  will  have  to  be  decided  by  both  of  us  at  the  appropriate 
time. 

We  are  looking  forward  to  continuing  to  work  with  you  as  the  plans  are 
refined  in  their  final  details.      '      ,  ■■ 


iaynard  C.  Bartram,  Jr 

'rafw  .    ' 
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Eastman  Dillon.  Union  Securities  &  Co. 

INCOR.PORATED 

■    •"  ••  '  MBMBEBJ  NEW  YORK  STOCK.  EXCHANCE  ■'  '  r    «• .  i. 

JFriCES  IN  One  Chase  Maniiattax  Plaza  .  cable  address 

jciPAL  CITIES  New  York.  New  York  10005  *  '    •       '     eastukiom 

'  •        •.  •  .  2J2-770-eO00 


June  25,  1971 


Boston  Urban  Associates         '     ■ 

One  Boston  Place  '    '       '.     .   . 

Boston,  Massachusetts  02108 

Re:   Park  Pla^a  Dovelopmont 

Gentlemen: 

We  are  pleased  to  submit  this  letter  to  you  indicating 
our  understanding  of  the  Development  and  our  financing  role  with 
respect  to  the  residential  and  parking  portions. 

Park  Plaza  is  a  proposed  multi-use  development  located 
in  midtown  Boston  along  Eoylston  Street  stretching  from  Arlington 
to  Tremont  Streets.   There  will  be  comrriercial  and  office  buildings 
and  a  hotel.   These  v^;ill  be  privately  financed.   There  will  also 
be  three  residential  tov;ers  and  100  town  house  (creating  1500 
residential  units)  and  parking  facilities  for  more  than  3000  cars. 
The  costs  of  land  acquisition,  building  construction  and  financing 
are  expected  to  be  paid  for  out  of  the  proceeds  of  tax-exempt  mu- 
nicipal bonds,  presently  estimated  by  Boston  Urban  Associates  to 
be  $120,000,000.   These  bonds  would  be  issued  by  the  Boston  Re- 
development Authority  and  sold  to  us  as  managing  underwriter.   The 
bonds  would  be  payable  solely  out  of  rental  revenues  and  no  taxing 
power  of  any  municipal  goverrjDent  would  be  involved. 

Although  you  understand  it  is  impossible  to  give  you  or 
the  Boston  Redevelopment  Authority  a  firm  underwriting  commitment 
at  this  time  because  of  the  preliminary  stage  of  designing,  cost 
and  timing  of  development,  we  can  confirm  our  intent  to  do  so, 
subject  to  all  economic,  financial,  legal  and  tax  matters  being 
resolved  to  all  parties'  mutual  satisfaction. 

Our  willingness  to  participate  in  the  proposed  financing 
is  conditioned  upon  participation  in  and  control  of  the  Develop- 
ment by  Boston  Urban  Associates  and  by  Messrs,  Edward  Linde  and 
Mortimer  Zuckerman,  with  whom  we  have  enjoyed  a  long  standing  re- 
lationship, and  in  whose  professional  competence  we  place  great 
confidence. 
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It  is  understood  that  this  letter  shall  not  constitute  an 
agreement  between  us.   Any  underwriting  would  be  subject  to  the 
execution  of  an  agreement  between  you  and  the  Authority  and  us 
following  the  taking  of  all  proper  legal  proceedings  and  the  satis- 
faction of  such  other  terms  and  conditions  as  are  usually  included 
in  similar  undertakings. 

■  ■   .  •  ,  •  ■  ■■■  ■  ...  :'--i  r.^':r'' '■.'•.   '  •■  '■  ■   -    '  •  ' 

...  ■  ■'■.'''.    ''       ...  '  :.^  ■■.■;''';;;"■••  *■■■■'-■;  -Very  truly/ yoirr;s 


RSLcja 


/ 


tciliar'd's./Lbcke 


./l  ■ 


First  Vice  President 


-  =1 

/  ■ 


Zo  .-             White.  Weld  8c   Co.           .  ll^''r^Z'<^ 

■*'^-*'  ■,.•.                        COBROADSTREET                                     ■  .       ^  •,'  .' .  IX)NDON 

.AS  ■'■.'•     ■.■■■-•'':';''    '  PARIS 

SRSTOVTN  .                                       •      NEW  YORK,  N.  Y.  10005                                    '''••'•:•'  ZURICH 

rFORD  ■',     ■         ,■     .  ;.     ■-•.•■.■:....■;.         ■    ^     .      :    ■■■■    ■;."-;,---^-^:    v.-    .  Caracas 

;•  :    ■!•■■•.•.  ■•         .':■■'.'■,       ■■■'■'.      "■'  GENEVA 

^.NOELEs  .,'_■,■■.:■'■.,..  ■•,.;_.'     ■•■:           ■■.■■.■■.';''•/■     '''■■■/.■■.■.■  hong  kono 

(TEAPOLIS  ■              .     .        •■  ■.^.■■■.     V'     ,  :•■,;          '■.     ..  ;        ../"•■        •.•.■,,.:■_■.•,.;■',_'■..•  MONTEVIDEO 

HAVEN  '                                                          ''■'*';    ;•■'.      //Vj     ■!■''■•■;'.'■•     '     '0    '"■     '■'"'■'•'■         ■  MONTREAL 


.June  21,  1971 


Boston  Urban  Associates        , ;  '•  '..V'-'    ':.■    ''■'.     -.  .V:  ■■■''■■   ^^•■■^ 
One  Boston  Place  .  ■     ■  ■  -  ."  '■  ;  '■•■■■'. 

Boston,  Massachusetts  02108  '::•;  v.- -^^  ;■;■.'■..•  ..  .' 

Attention:  Mr.'  Mortimer  B.  Zuckerman,  President         \   '• 

Gentlemen :  '  ,  '     '   . 

We  have  heretofore  discussed  with  you  the  Park  Plaza 
Development  and  our  firm  is  generally  familiar  with  this  project. 
We  understand  that  it  is  contemplated  that  there  will  be  included 
therein  three  residential  towers  containing  some  1600  residential 
units  together  with  parking  facilities  for  at  least  3000  vehicles. 
We  have  reviewed  certain  revenue  and  cost  information  relative  to 
the  project  as  a  whole  indicating  a  total  capital  cost  for  this 
portion,  including  allocated  land  acquisition  and  development 
expenses,  of  approximately  $120  million.   We  realize  that  the 
foregoing  costs  are  based  on  preliminary  estimates  and  it  is 
expected  that  a  substantially  more  specific  budget  will  be  prepared 
in  the  near  future.   Furthermore,  we  appreciate  the  overall  project 
is  such  that  various  segments  thereof  can  be  completed  separately, 
one  from  another.   From  an  initial  study  of  the  information,  nothing 
has  come  to  our  attention  that  would  indicate  that  the  estimates  are 
not  generally  reasonable  and  the  overall  project  not  feasible. 

You  have  also  advised  us  that  the  Boston  Redevelopment 
Authority  has  the  statutory  power  to  issue  tax-exempt  revenue  bonds 
in  respect  to  financing  of  the  project.   The  bonds  would  have  as 
security  the  land  and  improvements  of  the  project  and  the  debt 
service  would  be  derived  solely  from  revenues  generated  therefrom. 
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There  would  "be   no  guarantee  by  any  other  party.   We  have  had 
preliminary  conversations  with  municipal  bond  counsel  in  Boston  and 
they  have  advised  us  of  the  statutory  powers  of  the  BR?^.   However, 
any  such  financing  would  require  a  special  ruling  from  the  Internal 
Revenue  Service  xn  order  to  render  the  customary  bond  counsel  opinion. 

Our  firm  is  familiar  with  tax-exempt,  revenue  bond  financing 
and  we  have  underwritten  or  acted  as  financial  agent  in  respect  to 
raising  long-term  capital  for  numerous  such  projects  including  toll 
roads,  airport  facilities,  parking  facilities,  college  dormitories, 
water  systems,  sewage  treatment  facilities,  and  the  like.   We  believe 
that  the  project  can  be  financed  and  will  be  pleased  to  work  with  you 
in  the  development  of  the  tax-exempt  financing  plan,  its  presentation 
to  the  Boston  Redevelopment  Authority  and  the  actual  placement  of  the 
securities  involved.   The  foregoing  is  predicated  on  receipt  of  an 
opinion  from  bond  counsel  as  to  the  tax-exempt  status  of  the  securi- 
ties and  the  legality  thereof.   Preliminary  review  on  both  matters 
by  Bingham,  Dana  &.   Gould  and  by  Goulston  &  Storrs  respectively  has 
been  favorable.   It  would  also  be  subjeo-c  to  further  refinement  by 
appropriate  experts  in  respect  to  the  capital  costs  and  revenues 
involved  and,  of  course,  to  market  conditions  at  the  time  of  under- 
taking the  financing. 

We  have  worked  with  the  principals  of  Boston  Urban 
Associates  and  have  enjoyed  a  long-standing,  favorable  relationship 
with  them.   We  believe  they  are  qualified  to  carry  out  this  project 
and  the  foregoing  expression  of  interest  is  predicated  upon  their 
direction  of  the  project.    '      ,  ■ 


Yours  truly, 
WHITE,  WELD  &  CO. 
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